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Team Evergreen Community Investments
Player				

Bio			

			

Player				

Brent Johnson is a Masters of Real Estate
Development candidate. He has over 20
years of real estate experience in asset
management for large corporations. His
expertise is in real estate negotiation,
contract law, research analysis, and building
renovation. In his spare time, Brent enjoys
golfing and spending time with his dog.

Brian Hoop

Brent Johnson

Jean Dahlquist

Jason Guralnick

Jean Dahlquist is an Masters candidate in
both real estate and urban planning, with
an expected graduation date of June 2022.
She is a veteran, a new mother, and a
proud owner of both a rescue pit bull and a
neglected husband. When she isn’t working
as an originations analyst for the National
Equity Fund, she’s traveling the country
with her family, taking pictures of interesting
housing with an emphasis on duplexes.
Jason Guralnick brings over ten years of
commercial real estate knowledge and
experience to the Nyeste team. After
graduating Florida State University with
a Bachelor’s in Finance & Real Estate, he
worked for Cohen Commercial Realty, a
full-service commercial real estate brokerage
firm. After 6 years with Cohen Commercial
Realty, he transitioned to the role of Asset
Manager with a privately-held family trust.
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Bio

		

Brian Hoop is a Candidate for a Masters of Real
Estate Development and Executive Director
for four years at Housing Oregon. Previously
he was with the City of Portland’s Office of
Neighborhood Involvement for 17 years. He
has a degree in Architecture from U of O, and
previously co-directed a statewide economic
justice organization, was a labor organizer,
and gay/bi men’s HIV prevention outreach
coordinator.
Rick Brody is a Candidate for a Masters of Real
Estate Development and a Debt and Structured
Finance Analyst for CBRE. He brings over
6 years of professional real estate experience
coming from the principal side in Los Angeles as
a Director of Business Development. His work
experience spans across California, Arizona and
Oregon and he hopes to continue his progress
with a focus on finance.

Rick Brody
Evergreen Community Investments

Evergreen Community Investments is a nimble real
estate development firm, specializing in break through
markets and community creation within Washington
State. Our process includes not only a thorough
demographic analysis, but rigorous attention to detail
over matters of urban form, advanced technologies,
and the latest amenity trends. Our properties are
flagships, discovering new worlds of development and
evergreen returns for cities and investors.
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Executive Summary
Hygge is all about being in
the moment, feeling completely
relaxed and centred, letting go
of the hectic world around you,
either alone or with loved ones.
— Ole Henriksen, quoted in
Vogue (Australia), 12 Aug. 2018

A flagship development,
igniting the public realm
through thoughtful and
engaging design

The pandemic has changed the housing

landscape forever. The new renter wants it all;
the comfort and natural setting of the American
suburb, combined with the community and
amenity access of a city’s heart. Additionally,
the Seattle area renter wants all of the new
technological features that not only keep them
a step above the competition, but that optimize
their work productivity while minimizing
their carbon footprint. Enter Nyeste I and
II, where the Danish concept of “hygge”
meets the Seattle drive for success. Nyeste
means “the latest” in Danish, like in the latest
green tech, the latest amenity features, and
the latest design techniques that both bring
people together and help them achieve optimal
productivity.
Nyeste I and II is a flagship development,
an easy train ride away from Seattle and
next to a protect wetland, offering both
beautiful mountain views and city access.

Innovative and strategic retail
including an automatic food/
convenience arcade and themed
sports bar

Smart technology features
that increase sustainability and
resident efficiency at work and
at play
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Innovation distinguishes
between a leader and a follower.
-Steve Jobs

Connection to both city and
nature, with quick commuting
times to Seattle, and just a step
away from protected wetlands

Unit size and mix tailored
towards young singles and
couples, looking for more bang
for their buck

Easy multi modal access,
including train, bike, pedestrian,
and auto

Nyeste I and II
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The surrounding area has a vacancy rate of
3.7%, primed for investment, with land prices
making the larger units, expected in a more
suburban atmosphere, feasible. Residents
will be engaged by the urban sense of place
created by Nyeste’s new double-loaded street
corridor, activated with two pedestrianoriented plazas. Ground level residences, both
townhomes along the north-south street and
apartments on the north plaza, will provide
eyes and ears on the public sphere.
Most exciting, is Nyeste’s novel and efficient
retail. While Nyeste is not yet located close
enough to a population hub to support
impulse retail, we’ve created an experience
that combines a destination themed sports
bar, a quiet restaurant off the scenic wetland
reserves, and an automatic arcade on the north
plaza. The automatic arcade will feature hot
and fresh food vending options, convenience
items, and places to sit and gather. Nyeste’s
residents will have this novel amenity 24-7.
Situated close by to the Seattle Sounder’s new
practice fields, Nyeste I and II is your latest
investment. Energy efficient and vibrant,
Nyeste helps your portfolio work smarter, not
harder. And like the Seattle Sounders, Nyeste
plays to win.

Project Timeline
Overview
We forecast a total design, entitlement, and construction period of
approximately 88 months, and 18 months for lease up and stabilized operation
of each building. We expect to separate construction of the property into 2
Phases. After site infrastructure is complete, Phase I will be construction of
the North building known as Nyeste II, the retail pad, and Welcome Center/
coffee kiosk. We anticipate starting construction of Nyeste I once the core and
shell work of Nyeste II is complete. Nyeste II will have a shorter construction
timeline allowing a faster lease up than Nyeste I. No Due Diligence included in
our proposal and Unico has already purchased the property.
Design
Our team evaluated multiple development options including various site
layouts, massing, and test fits. The final design builds a north-south access road
that will connect SW 16th St. to Longacres Way, situated to the east of the railline to create a double loaded corridor. The existing pedestrian path will be used
to connect the future Sounders’ facility and the train platform. We anticipate it
will take 10 months for a full-set of stamped MEP Plans.

Nyeste I and II

Construction
The two apartment buildings will be 5 over 2 construction with two
floors of concrete and 5 floors of wood construction. Nyeste II will
be built first and is expected to take 18 months, Nyeste I is expected
to take 22 months to complete. The retail pad will be built-to-suit
the future tenant, it is our expectation that a tenant will be secured
and construction will run concurrently with Nyeste I. The Welcome
Center/coffee kiosk will take 6 months to complete and operations will
begin immediately.
Lease-Up / Absorption
Lease up will begin upon receipt of the certificate of occupancy for
Nyeste II. It can start earlier if temporary certificates are granted on
a floor or unit bases. Due to no other multi-family existing yet on the
property, we anticipate it taking 14-18 months for each building to
reach stabilization. The 6,000 square-feet of retail is expected to take
24 months from completion secure a tenant and build out the space.
We will to secure this tenant prior to construction of Nyeste I.
Disposition/Project Exit
Upon completion of the project, it will be possible to separate the
buildings into four separate parcels, and dispose of each of the
buildings individually if that is desired. It is our recommendation to
sell the retail pad to allow an experienced owner/operator to develop
the TIs and business model in order to maximize profits for both the
user and developer.
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Site Summary

The site is located on a property previously owned by Boeing and
formerly known as the Longacres Racetrack. Our site is set on 3
parcels that make up 186,000 square feet (4.3 acres). It sits in a
quiet park-like setting with over 1 mile of walking trails, 2 large
ponds, an apple orchard, and open green spaces. Located in Renton,
WA, the site is situated 12 miles southeast of downtown Seattle,
approximately 3 miles from Sea-Tac International Airport and
approximately 11 miles from Bellevue. The property is in Renton’s
commercial district where the overall population for the city is at
107,000 and rising 1.3% annually.
The subject site sits adjacent to the Tukwila Transit Station which
serves Amtrak and the Sounder commuter line. The campus is
conveniently located with access to the I-405 Freeway, I-5
Freeway, and State Route 167. Currently, the Sounder
commuter line provides several morning, afternoon
and evening trips to and from Seattle. The train
trip is approximately 15 minutes between both
cities making this an excellent way to
commute from Nyeste and the overall
campus.

In the future, once the developer has completely developed the campus our site will become a major
entry point because of its link to multi-modal transportation options. Metro’s RapidRide F Bus Line
is also nearby to connect to the Tukwila Transit Station. A future north-south road will serve as
the best point of egress and ingress for our subject site. This will provide the best possible
exposure for both the retail and apartment programs.
The Seattle Sounders soccer club will be moving to the campus shortly. They will
be located across the retention pond in the southeast portion of the campus. Their
plan is to move their practice facilities and corporate headquarters together
for the first time in one location. This will be a draw for the property,
increasing the synergy of the development overall.

Nyeste I and II
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Entitlement Summary

The site is currently zoned Commercial Office (CO) which is meant to
provide areas appropriate for professional, administrative, and business
offices and related uses, offering high-quality and amenity work
environments. In addition, a mix of limited retail and multi-family uses
may be allowed to primarily support other uses within the zone. Limited
light industrial activities, which can effectively blend in with an office
environment, are allowed, as are medical institutions and related uses
(Renton Municipal Code, 4-2-020-O). Urban Design Regulations for
District “D” apply the site. No further Land Use changes will be required.
Critical Areas-4-3-050G-2
A portion of our site is identified as “Wetlands”, which is part of the list
of “Critical Areas” within the code. An approximately 58-foot buffer line
cuts into this parcel reducing the usable footprint of the site, in addition
any structures need to be setback an additional 15-feet from the buffer
line. Also, there is stormwater retention on the southern portion of the
site the buffer line extends in approximately 33-feet, no further building
setbacks required.

Parking – 4-4-080-10
Per the Renton Municipal Code, 1 parking stall per dwelling unit is
required. A maximum of 1.75 per dwelling unit is allowed. Sit-Down
Restaurants require a minimum and maximum of 10 per 1,000 square feet
of dining area. Retail will require a minimum and maximum of 2.5 per
1,000 square feet of net floor area.
Bicycle Parking – 4-4-080-11
Renton’s Municipal code requires one-half (0.5) bicycle parking space per
one dwelling unit. Bicycle parking shall be provided for secure extended
use and shall protect the entire bicycle and its components and accessories
from theft and weather. For attached dwellings, spaces within the dwelling
units or on balconies do not count toward the bicycle parking requirement.
However, designated bicycle parking spaces within individual garages can
count toward the minimum requirement
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Design Program

The Nyeste I and II design program weaves together the untapped opportunities this unique site offers – convenient
connections to the vibrant communities of metro Seattle, the latest in green tech amenities, and proximity to nature and
outdoor recreation appealing to a young professional target market.
We’re setting a new standard for Renton. Residential and retail tenants will benefit as the western edge of the campus
grows into a new activated transit oriented development.
Nyeste I and II
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Site Plan: Connections
The site layout establishes street connectivity and easy pedestrian access
for residents to the adjacent Tukwila Transit Station. The development is
centered around an inviting pedestrian plaza establishing an urban form
that will guide future projects along the north-south axis of the western
campus. From the plaza, residents have access to a network of pedestrian
paths circumnavigating the campus. Separated bicycle lanes will encourage
residents to explore surrounding recreational sites along the Interurban and
Green River Trails.

Gross Building Area
Nyeste I and II consist of approximately 449,087 gross square feet of built
space. Nyeste I, the southern and larger of the two developments is 259,413
gross sf, while Nyeste II, on the northeastern quadrant is 189,674 gross sf.
The destination sports bar themed retail development on the northwestern
quadrant totals 12,000 gross sf and the Welcome Center/coffee kiosk on the
southwestern plaza is 500 gross sf.

Nyeste I and II

--- pg 12

Design solutions: Residential
The design goal for Nyeste I and II is for the residents to benefit
from the best of both worlds, establishing a built environment with a
contemporary urban style while supporting views of the surrounding
natural wetland habitat. Each building has double loaded corridors to
maximize access to fresh air and views.
The unit mix is reflective of our target market desire for larger one and
two-bedroom units, as some are leaving from the more costly Seattle
market to find more space at a price point they can afford.
Two story loft style townhomes on the ground floor face the main
street corridor contributing to a sense of place along the public sphere.
Most units will have floor to ceiling windows to maximize access to
sunlight with balconies to encourage views of the wetlands.

Nyeste I and II
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Design Solutions: Amenities and active lifestyle
Nyeste will have a modern gym that saves on space but not
on sweat. Each work out area will include not only the typical
treadmill and elliptical, but several Tonal units and a separate
room equipped with a Mirror. Tonal units automatically assign
weight based on user performance. The Mirror unit will stream
yoga and HIT classes, offering custom options based on users'
heart rates.
The common area will have a large TV, WiFi, seating, and
kitchenette for small gatherings. Access to the exterior courtyard
can be found on the third floor of each residential building. Each
landscaped courtyard is equipped with a fire pit sitting area, and
barbecues.
Residents will have access to a two-level secured auto and bike
parking garage, which will appeal to safety conscious residents.
In accordance with City of Renton parking code there will be one
parking space for each unit. Secured bike parking will provide
one bike storage space per two units. Each building provides
residents with an Amazon locker, mail room, and dog wash
room. A leasing/management office in Nyeste I will serve both
buildings.

Nyeste I and II
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Design solutions: Retail
Nyeste is not yet located close enough to a population hub to support impulse retail. We’ve
created an experience that combines the options and the convenience of both a destination
themed sports bar, drawing on visitors to the Sounders practice facility, a quiet restaurant off the
scenic wetland reserves, and automatic arcade on the plaza.
Nyeste’s automatic arcade will be located under a covered corridor between Nyeste I and II,
featuring hot and fresh food vending options, convenience items, and places to sit and gather.
From pizza that is baked in under 5 minutes, to fresh squeezed orange juice and frozen yogurt,
Nyeste’s residents will have this novel amenity 24-7. Convenience items will include a selection
of power adapters, earbuds, Alexa hubs, and more.
Three additional food venues will benefit from not just onsite residents, but also commuter
traffic and the future Sounders facility. A 12,000 SF destination sports bar will feature a large
indoor clearstory area for sports themed activities as well as an outdoor patio on the southern
end at the intersection with Longacres Way. A 500 SF Welcome Center/coffee kiosk will draw
business from the commuter traffic a few steps from the transit station.
A 3,000 SF restaurant, will feature an outdoor dining patio at one end of the public plaza with
northward looking views to the protected wetlands. A 3,000 SF retail space in Nyeste II can be
subdivided for uses such as a dry clean drop store, or hair salon.

Nyeste I and II
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Design solutions: Access & Circulation
Currently access limited to Longacres Way from the west
connecting to Hwy 181, which has a daily count of 29,000
vehicles. Our proposal is that future campus developers
partner with the City of Renton to master plan area street
infrastructure to better connect the western campus into the
existing neighborhood street grid.
The first step would be to construct a new north-south street
intersecting with SW 16th St at the north end. The current
bridge carrying rail lines over Longacres Way provides only
11’-6” clearance. A new street will allow access for larger
trucks and emergency responders. Pedestrian accessibility
would benefit from extending sidewalks along Longacres
Way to Hwy 181.
Additional long-term infrastructure improvements to
consider include extending the new north-south street to
the southern edge of the campus. Options might include
connecting with Oakesdale Ave. SW and/or connecting with
SW 27th St.
A new street could also be constructed parallel the southern
property border with the Kaiser property westerly to Hwy
181. This would align perfectly with the southern border of
the Tukwila Transit Station parking lot.
The City of Renton should also consider closing a short
gap on SW 27th at the Union Pacific rail line crossing to
improve access to the southern campus from Hwy 181.
Other longer-term options include extending S 156th St. to
connect Hwy 181 to the northern half of the campus.
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Design solutions: Public Sphere
We’ve created an urban sense of place that will appeal to our target market with
the establishment of a new double-loaded street corridor activated with two
pedestrian-oriented plazas. Ground level residences, both townhomes along
the north-south street and apartments on the plaza provide eyes and ears on the
public sphere. New street connectivity will also appeal to retail entrepreneurs
seeking to draw in customers from a wider geographic market.
Both buildings’ lobbies invite residents to step out onto an urban plaza between
the two residential buildings to enjoy the afternoon sun or warm summer
evenings. The plaza features a covered seating area with tables and chairs
where they can enjoy a quick bite from the automatic arcade. A small play area
for families with children is located in the center of the plaza. Paving and tree
patterns will funnel people’s attention from the more urban street intersection
to a restaurant on the eastern edge with an outdoor dining patio overlooking the
wetlands.

A second pedestrian plaza with a water fountain sits at the southwestern
quadrant at Longacres Way welcoming commuters or allowing them to
decompress after a busy workday. A 500 SF Welcome Center/coffee kiosk and
bike share station activate the corner. Townhomes and a two-lane separated bike
path along the north-south street provide a street-calming effect.
We encourage the future campus development to continue similar design
patterns fostering additional mixed-use developments contributing to an inviting
public corridor. Our goal is to provide residents with a sense they are connected
to the broader Seattle urban community and not an isolated residence at the end
of a dead-end street.
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Building Systems Summary
Nyeste I & II are 5 over 2 podium style multi-family residential
buildings, with two floors of covered and secured parking
and a 3rd floor courtyard in each building. The concrete core
provides lateral load bearing to support the 5 floors of wood
construction. The exterior will be clad with PVC Composite.
Interiors will be nicely appointed with Gypsum drywall. The
ground floor retail of the Nyeste I will feature outdoor seating
with views of the wetlands, perfect for a restaurant or a small
café. Nyeste II’s ground floor retail is located off the main
street and will provide visitors and residents with a welcoming
presence. Lastly, the covered arcade will keep residents and
visitors dry as well as provide space to mingle or eat from one
of our amazing high-tech vending machines.
The retail pad will be able to accommodate an approximately
12,000 square foot building with surface parking dedicated to
the pad. The building will be Type II construction, final design
to be determined by the future tenant.
Construction Cost Assumption
Adjustments to assumed costs per square foot have been
made to account for a Type I & V construction. Reliable cost
comparables were sourced from multiple GCs and market
specialists. Cost and value adjustments were made as follows:
PSF all-in hard costs are assumed at roughly $294 per GSF for
the infrastructure and construction of the building envelope and
interior finishes. And $160 per GSF for the Site and Interior
MEP plans and other associated soft costs.

Nyeste I and II

Staging/Access
There is plenty of room for staging on the former concrete
parking lot on site. Due to the restrictive 11’ 6” underpass on
Longacres Way, construction vehicle access will be from SW
16th St. to the north. Part of our proposal is creating a central
north-south corridor that will eventually connect our site to SW
16th St. It is our assumption the developer will want to build
the road connecting to Longacres Dr SW first to allow access
for future development along this side of the property. The
project will require a tower crane.
Sustainability Spotlight!
Families living in Nyeste will have all that they need to be their
most present and productive selves, while living sustainably.
Units will come with Amazon’s Alexa smart home system
included, and will feature the ability to control smart devices
such as LED lights, thermostats, and deadbolt locks. The ability
to control these devices right from a smartphone will reduce
key waste and energy consumption when the resident is not at
home. Their phone and key fob will open typical amenities like
the gym and rooftop deck, and will also allow direct payment
for any automatic arcade purchases. Whenever a resident
utilizes Nyeste’s facilities, as opposed to driving to or ordering
a meal, item, or service, they are saving valuable time and
reducing their carbon footprint. For those who are optimizing
their budget as well as their lifestyle, each unit comes pre
connected to a Smart Home Sense Monitor, allowing residents
to monitor their utility usage in real time from their phone.

--- pg 18

Market Conditions

Overview
The Renton market has a large and fast-growing
population that has created consistent demand for
apartments. Seattle residents are moving to Renton
to take advantage of the lower rents that they have
to offer. Between 2015 and 2019 Renton saw a lot
of new apartment building construction but that
came to a halt with the start of the pandemic. Since
covid-19 hit new supply is lacking in the area
with only one project expected to be completed
this year. Renton has also been attracting new
institutional investment increasing pricing and
compressing cap rates.

Deliverables and Building Sales
The Renton market has seen 0 units delivered in the last 12 months. The Wayne
Apartments are set to be delivered by the end of March of this year. This 4-story
building will deliver 78 units to the market with a 1, 2, and 3 bedroom mix. The
asking rent will be $2.44 per SF and the average unit size will be 823 SF. The
12-month absorption rate in Renton is 151 units making this building only half
of what the market can absorb in a year. In the next 8 quarters, there are 727
units proposed to come to the market.
In the past 12 months, the Renton market has seen 8 sales with the last one
taking place on 9/30/21. Prices ranged from as low as $825,000 for the 1942
apartment building Glenwood Five to the $191,000,000 paid for the 2008
Bristol at Southport apartments. The average price per unit was $428,000 with
an average building price of $31,000,000. The average vacancy rate was 5.4%
at sale.
Rent and Vacancy
The vacancy rate is 3.7% compared to the five-year average of 5.2%. According
to the census, the population has also grown 17% between 2010 and 2019
which is slightly more than the metropolitan area. This difference can be seen in
average rents as well, with the monthly asking rent growth at 13.5% compared
to the metro area growth rate of 10.5%. The average rent growth over 10 years
is 5.4% which is more than half the rate of our current 12-month average. The
average renter in the market is spending more than 30% of their income on rent.
Demographics
Renton is home to about 107,000 residents and consists of 26 neighborhoods.
Renton is the ninth-largest city in the state of Washington with the population
rising 1.3% annually. Since 2000 the population has more than doubled. The
median income in Renton is $80,310 which is more than the U.S. average of
$65,712 and the estimated per capita income is $39,162. Renton is one of the
more expensive cities in the country with a cost-of-living index of 117.9. The
median age is 36.2 years, and the population overall is considered to be young,
educated, and single. Approximately 36% of the population has a 4-year degree
and about 9% have an advanced degree.
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Renton has a strong real estate market with the median home value at
approximately $405,000 and the rate of homeownership is 52.2%.
Renton also has a strong jobs economy. The 3 largest industries in Renton are:
1. Health Care & Social Assistance (8,053 people)
2. Retail Trade (7,535 people)
3. Manufacturing (6,188 people)
The most common job groups in Renton are Office and Administrative (5,975
people), Management Occupations (5,975), and Sales Related Occupations
(5,315 people). Employment in Renton has been growing at a rate of about
3.99% annually.
Comparables
To ensure the competitiveness of our development, the comps that were selected
are 10 miles or less from the subject property. Overall, these comparable
properties were found to exhibit excellent performance and demonstrate the
strength of the market. In addition, the comps selected are all newer buildings at
market rates. The criteria for selection were based on all comparable apartment
buildings south of I-90 to Renton and to the east in Burien Washington.
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Financial Solutions

Summary
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Sensitivity Analysis
Three sensitivity analyses were conducted for this property, examining the
impacts of fluctuating cap rates at reversion, construction costs, and multifamily
rent escalations.

Cape rates shifting by 25 basis points in either direction resulted in a shifting
IRR of 6 percent in either direction based on the nature of the cap change.

As construction costs were tested against the return on cost, changes were
expectedly visible though without a significant impact in either direction. The
baseline 7.15 RoC is adjusted by 2-3% percent respectively as construction
costs were altered by 2.5%

The baseline model assumed a 3% escalation in multifamily rents throughout
the 10-year period. Adjusting these escalations by 1 percent shows drastic impacts on the IRR.

Nyeste I and II

--- pg 24

Appendix
Massing
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Design
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